Polish cities have been at the stage of a dynamic suburban development for over a decade (which has led to the phenomenon of urban sprawl beyond any control). The population of big urban areas, together with their agglomerations is continuously increasing; however, migration tendencies towards suburban areas are strong as well. In such a situation, the question arises regarding the possibilities and the methods of suppressing the outflow of people to the neighboring communities, and once again, making the city an attractive place to live. The attempt to explain such an issue requires research into both the housing infrastructure and its inhabitants.
Introduction
Polish cities are now undergoing a stage of vigorous suburban development (which leads to the problem of the uncontrolled urban sprawl). The number of inhabitants of larger cities, estimated along with their agglomerations, is continuously increasing, but migration tendencies are still increasingly taking roots. Such a situation leads to the vital question regarding the possibilities of suppressing the outflow of people to neighboring communities and, once again, making the city an attractive place to live. An attempt to explain such an issue requires research into both the housing infrastructure and its inhabitants.
Poznan has been severely affected by suburbanization (BEIM, 2009) . The diagnosis and assessment of the city's housing resources and the preferences of its inhabitants are the starting point for taking further steps to make housing conditions more attractive. The article presents the most important www.degruyter.com/view/j/remav vol. 25, no. 2, 2017 results regarding the housing area of the capital of Wielkopolska (the research comprises over 2,500 households). The aim of the article is to analyze and evaluate the attractiveness of housing resources and their surroundings in Poznan as seen by the users, together with the directions of possible changes suggested by the inhabitants. Another aim is to interpret the gap between the current state of housing resources in Poznan and the desired one. This might enrich the discussion regarding the changes in the real estate market which could limit the dynamics of suburbanization.
The article uses data gathered during research for the Poznan City Council .
Literature review
The modern processes of urban development point to the problem of suburbanization (SZYMAŃSKA, MATCZAK 2002; KOKOT, KIEPAS-KOKOT 2011; GNAT, BAS 2013) . The overriding effect of the phenomenon is the dynamic development of suburban areas, which leads to urban sprawl, and to housing taking over farming areas and other so-called free spaces. Changes in the use of land, ground utilization, intensive housing in outside areas of the city (especially along exit roads), and the movement of people and companies towards such areas could be observed.
The most important features of suburbanization are: (PARYSEK 2010): -the urbanization of suburbs, -perypheralization of the city core, -the development of external parts of a city, -deconcentration and reconcentration of housing and function, -inner-city enclaves, -deindustrialization and reindustrialization, -vanishing city limits, -increasing social inequalities, -more tension and conflicts. Suburbanization is seen as a result of wealthier inhabitants migrating out of run-down central districts to the suburbs, which, thanks to their location, allow for convenient everyday commuting (MIESZKOWSKI, MILLS 1993) . At the same time, suburbs usually offer better housing conditions as compared with the previous location (functionality and comfort) and improved quality of the surroundings (nature, quiet).
Suburbanization is related to the decrease of the population density of city centers along with the increase of density in suburbs, while the migration balance for the whole agglomeration is still positive. It must be underlined that suburbanization processes are generally seen as negative, especially regarding urban sprawl: the cost of developing and maintaining infrastructure increases, people without cars have a limited access to workplaces, external costs are generated, agricultural features of an area are destroyed, central cities are weakened by suburban counties taking over taxpayers -both individuals and companies (NEWBURN, BERCK 2011) . However, people who have moved to the suburbs emphasize numerous advantages of such a change .
A method of creating a counterweight to depopulation processes resulting from suburbanization is making the core of an agglomeration more attractive (BEAUREGARD 2005; BELL 2007; BERNACIAK 2015) . The area of improving urban areas also includes revitalization. This is "…the process of leading degraded areas out of a crisis, in a complex manner, through integrated activities to the benefit of the local community, area and economy on the basis of the local revitalization project" (Revitalization Act, 2015) . The city center is a common area for undergoing revitalization processes (FAULK 2006; FILION et al. 2004; PAZDER 2011) . It is an area of a high quality space, creating phenomena such as socialization, tourist and business exchange, a major factor for city growth, and also determines the vitality and the development of a city (PALICKI 2009; PALICKI 2015; SNEPENGER et al. 1998; SOŁKIEWICZ-KOS 2014; TANAŚ 2015) .
Housing is one of the elements of revitalization. The economic and demographic condition of Polish households determines both the functioning and the activity of the real estate market, especially at times of crisis (NYKIEL 2011; RĄCKA 2015; SIEMIŃSKA, RYMARZAK 2014) . Looking for relatively cheap housing in the suburbs enhances the depopulation processes, weakening the central area. In view of such tendencies, the revitalization process is aimed at limiting, and next -inhibiting, the outflow of inhabitants. The preferences of potential buyers need to be recognized in order to make the concept of living within the center of an agglomeration attractive for them. Having done that, it is www.degruyter.com/view/j/remav vol. 25, no. 2, 2017 possible to design a housing policy the aims of which are integrated with the revitalization project and the development of a city. Integrity and synergy are the two most desired factors (MORANDI 2011).
Data and methods
The research was aimed at identifying the needs of Poznan citizens, seen as the difference between the current level of fulfilling their housing needs and the lowest acceptable level of a desired state. Respondents were asked to indicate a realistic state of desired housing, and not exaggerate. However, instead of the usual housing policy focused on people in need, the research focused on creating the image of an actual "target" home for the inhabitants of Poznan.
The research was carried out using the PAPI method -the respondents were visited at their homes by the interviewers. The random sample covered about 1% of all the houses in the city. A total of 2,573 adults were interviewed between 18 th August and 6 th October 2015.
The way of constructing the questions allowed for full comparability of results using multi-criteria evaluation of the current housing resources inhabited by the respondents, and their desired housing. The neighborhood and further surroundings were analyzed accordingly. The obtained characteristics of two states, i.e. the current one and the desired one, point to a gap which needs to be filled in order to make the center of Poznan competitive against the suburbs. The analysis was performed according to the income of households and the age of the respondents. However, it is possible to disaggregate results regarding future housing into six desired locations (the city center, downtown, housing estate, outskirts, suburbs and distant places). It was possible to point out the features which are expected to be at a high level among people preferring a particular type of location. The housing policy aimed at attracting a particular group should focus on such features. Due to limited possibilities of presentation, the article presents only the results for the entire focus group, without further division.
The choice of criteria characterizing houses and surroundings was made by brainstorming and an in-depth interview with different groups of housing beneficiaries and professionals connected with the field (architects, urban planners, members of the city council, developers). Ten criteria regarding the housing were ultimately chosen, i.e.: location, the appearance of the building, construction technology, the general technical condition of the building, the condition of the flat, the size of the flat (in relation to needs), the plan of the flat (functionality), the heating system (the relation of comfort to cost), the brightness, and the views. The surroundings of the building were characterized by 16 factors. Some of them regarded technical aspects (the state of pavements, curbs and driveways); others focused on the quality of the public space (playgrounds, recreational areas, kindergartens, schools, medical facilities), the area of local businesses and services, and transport features (public transport, parking spaces). Six features of the districts were analyzed as well, i.e.: easy access to school/work, proximity of a train/bus station, the prestige of a given place, the sentiment to an area (together with family relations), the opinion about the area, and planned changes (information about future investments). The Likert Scale was used to answer the questions (1-the worst, 5-the best).
Empirical results
Proceeding to the results of the research, it is worth presenting a few pieces of information showing the nature of the real estate market in Poznan. The average time of living in the current place is 19.4 years, while the current flat is the first privately-owned one for 52.1% of respondents. The median of the number of people in a flat is 3, mostly married couples with children. The average floor area is 61 sq. m for flats and 145 sq. m for houses Tables 1-3 present the results of the research. The average evaluations of flats, surroundings and districts have been presented. The range of variability is 1-5 (1 -the worst, 5 -the best). The obtained numbers were set against the values which were pointed out by the respondents as the lowest acceptable when buying a property meeting all their expectations. This makes it possible to indicate those criteria of space evaluation which are already at a sufficient level in Poznan, and to those which require some improvement.
The highest deficit level in regards to the desired level (0.65) is shown when it comes to heatingseen as the comfort of heating in relation to its cost (Table 1) . It is worth drawing attention to the fact that this feature was rated at the lowest level among all the criteria (3.68), with the view outside the window scoring only slightly better (3.76). The location and the brightness were rated best (4.39 and 4.29 respectively). The general outlook of inhabitants is positive. There is a slight shortfall when it comes to the general technical condition of buildings and the technology (a deficit of 0.42 and 0.39 www.degruyter.com/view/j/remav vol. 25, no. 2, 2017 respectively). When it comes to the remaining features, there are no substantial differences between the current and desired state. This confirms the high level of satisfaction with housing resources in Poznan, since 85.2% of people are either happy or very happy with their homes. The surroundings of the respondents' buildings were evaluated as 0.48 lower than the features of flats. (Table 2 ). This may result from the fact that things which do not belong to the respondents are evaluated more harshly. The belonging -or the lack of it -might have legal, sociological or emotional characteristics. Areflection of such an attitude is the average evaluation of the desired state of the neighborhood (3.76) which is lower than the average value for flats (4.18). This is a manifestation of the fact that inhabitants have lower sensitivity and attention levels towards the neighborhood than towards their flats. The state of pavements, noise and the accessibility of landscape architecture show the highest levels of deficit (0.81-0.85), followed by trams, safety and parking space (0.62-0.72). The main problems seen in the neighborhood regard the transport infrastructure, safety and aesthetics. The accessibility of landscape architecture was evaluated at the lowest level of all the considered features (2.72).
Table 3
Evaluation of the district where the current housing resources are located and the state of a district for desired (future) flat. The criteria for the neighborhood are evaluated similarly to the surroundings of flats (3.63) (Table 3 ). However, it seems that for most of the analyzed features, their current state surpasses the expectations of inhabitants of given districts. The inhabitants of Poznan do not expect the improvement of access to work/school or train/bus station. However, the planned spatial changes and the access to information about investments in a given area are evaluated at a very low level (1.06 deficit). Attention has been drawn to the fact that Poznan inhabitants need to feel secure when it comes to the future of their surroundings. What is more, about 38% of inhabitants assess the process of informing about planned investments badly or very badly.
Discussion and conclusions
The manner of interpreting the range of the housing policy presented in the article goes beyond the usual limits. The scale of the research and its characteristics make it possible to generalize the conclusions for the entire population of Poznan. Thanks to this, it was possible to answer the question regarding the directions of housing development in Poznan for all of the social groups. The perception of attributes regarding housing resources was reflected in a cross-cutting manner. The needs, seen as expectations concerning the lowest acceptable levels of attractiveness of an area where people would potentially like to move were diagnosed as well. Setting the current image against the desired one allowed us to identify deficits in particular areas, and such areas where the situation is already balanced. Of course, the article presents average numbers which arise from the aggregation of all of the opinions among the respondents. A more in-depth analysis would allow for adjusting the offer of the new, integrated housing policy in agreement with developers and other groups of beneficiaries.
The general conclusion of the research is a high level of assessment regarding the current housing resources in Poznan. It is difficult to indicate a radically negative assessment of any feature of the property or its surroundings. The features which were assessed at the lowest level (the accessibility of landscape architecture and the planned changes) received scores at an average level of 2.7-2.8 on a 1-5 scale. The results point to a satisfactory level of housing resource quality in Poznan. Heating was the www.degruyter.com/view/j/remav vol. 25, no. 2, 2017 most commonly mentioned problem of current flats. Respondents highlighted that the cost of heating is too high in comparison with the obtained comfort. The technical condition of buildings and their technology left a lot to be desired as well. Any potential change of the last parameter would require changing the current place of living, as it is not possible to change the technology of a building (quality feature). The respondents evaluate their surroundings more harshly. It seems that these features are perceived as "not mine", "somebody else's" or even "nobody's". Less immediate space is not influenced by them to such an extent as their flats. It is, in a way, a mechanism of rationalizing choices.
On the other hand, taking the positive evaluation of current flats into consideration, the high level of expectations regarding the potential flats ought to be pointed out. The inhabitants of Poznan are ambitious and demanding customers who suggest the need for improving the market offer. The average levels of deficits are not high (flat 0.14, surroundings 0.20), but the levels of marks in relation to the scale are around 4.
Only an in-depth analysis and interpretation of results for particular age and income groups, taking into consideration the location preferences of respondents, might make it possible to suggest concrete actions which could improve the housing situation shifting it in the desired direction. A multi-layered recognition of the desired values of the attributes of flats will help to understand which type of actions should be undertaken in order to improve the image of housing resources in a city, and to reduce the negative effects of suburbanization. At this point it can be recommended to:
-improve the technical condition of buildings, -increase the number of landscape architecture elements in the housing areas, -develop the tram network, -increase the clarity of information regarding the investments to be undertaken in the space around housing areas. The presented concept of research and the case study of Poznan might be an interesting area for introducing a new housing policy which would focus not only on social aspects, but also on integrating actions with conscious local development.
